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I.        NEED  FOR  THE  PROJECT 


Need  for  Civic  Center  Historic  District  Improvements 

The  Civic  Center  District  is  one  of  San  Francisco's  most  esteemed  public  places  and 
landmarks.  An  enduring  expression  of  the  City's  renaissance  following  the  1906  earthquake, 
the  Civic  Center  serves  as  a  hub  for  cultural,  governmental,  judicial,  ceremonial  and 
community  activities.  Because  the  Civic  Center's  many  functions  touch  or  interest  neariy  all  of 
San  Francisco's  residents  and  visitors,  it  periiaps  best  symbolizes  the  City's  extraordinary 
vision  and  character. 

Several  large  projects  have  refocused  interest  in  and  concem  for  the  Civic  Center's  present 
and  future  condition: 

i.  The  construction  of  several  new  public  buildings,  including  the  New  Main  Library,  City 
Courthouse  and  State  Office  Building, 

ii.  Seismic  and  building  improvements  to  City  Hall,  State  Building,  Opera  House  and  Bill 
Graham  Civic  Auditorium, 

iii.  The  Asian  Art  Museum's  plans  to  relocate  in  the  Old  Main  Library. 

With  the  construction  of  the  City  Courthouse  Building,  the  building  program  initially  proposed 
with  the  1912  Civic  Center  Plan  would  be  complete.  However,  the  Civic  Center's  two  most 
important  open  spaces,  Civic  Center  Plaza  and  Fulton  Street  Mall,  are  only  partially  or  pooriy 
realized.  The  Plaza  and  the  Mall  play  an  important  role  in  the  life  of  the  Civic  Center.  With  the 
public  buildings,  they  are  settings  for  cultural,  civic  and  community  affairs.  The  image  of  the 
City  Hall  rotunda  with  the  Plaza  in  the  foreground  is  one  of  the  lasting  visitor  impressions  of  the 
City.  By  expressing  the  same  ordering  principles  of  symmetry,  axis,  balance  and  scale,  the 
Mall  and  the  Plaza  join  the  buildings  into  one  unified  uri^an  composition:  the  Civic  Center. 
Unless  these  spaces  are  properiy  designed  and  completed,  the  buildings  will  lapse  into  a 
collection  of  grand  but  foriom  structures. 

In  addition  to  the  need  to  improve  the  condition  of  Civic  Center  Plaza  and  Fulton  Street  Mall, 
the  Civic  Center  District  as  a  whole  lacks  unifying  features  such  as  street  lighting  and  street 
furnishings  that  would  complement  and  reinforce  its  extraordinary  aesthetic  character. 
Streetscape  improvements  would  integrate  the  Civic  Center  District's  streets  and  sidewalks 
into  its  grand  composition  of  buildings  and  open  space,  and  would  be  consistent  with  the 
dignity  and  importance  of  this  civic  space. 

Existing  traffic  conditions  within  the  Civic  Center  favor  the  automobile  over  the  pedestrian. 
Roadways  are  excessively  wide  around  Civic  Center  Plaza,  and  the  lack  of  mid-block  traffic 
signals  at  City  Hall  prohibit  or  discourage  pedestrians  from  crossing  Van  Ness  Avenue  and 
Polk  Street  and  moving  easily  between  buildings  and  open  spaces. 

Improving  the  Civic  Center  District  is  within  the  discretion  of  the  City  and  County  of  San 
Francisco.  This  project  is  not  required  nor  regulated  by  state  or  federal  regulations.  State  or 
Federal  jurisdiction  would  only  apply  if  the  project  were  to  receive  funds  from  these  two 
sources. 
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Need  for  Civic  Center  Plaza  improvements 

The  1961  redesign  of  Civic  Center  Plaza  following  the  underground  construction  of  Civic 
Center  Garage  and  Brooks  Hall  had  a  significant  impact  on  the  aesthetic  character  and  public 
use  of  Civic  Center.  That  design  radically  departed  from  the  character  and  form  of  the  original 
design,  resulting  in  a  modernist  plaza  inconsistent  with  the  surrounding  buildings.  The  cun-ent 
design  does  not  retain  the  basic  site  concept  of  the  original  design:  an  open  promenade  or 
concourse  flanked  by  two  circular  fountains  and  comer  quadrants  (see  Figure  1).  The  original 
promenade  was  developed  within  the  Civic  Center's  overall  concept  of  a  continuous  and 
unobstructed  pedestrian  corridor  or  ceremonial  parade  route  from  Market  Street  through  City 
Hall.  It  also  provided  an  excellent  setting  for  civic  or  cultural  events.  The  two  circular  fountains 
animated  the  two  large  plaza  areas  to  the  north  and  south  of  the  promenade.  While  visually 
and  compositionally  linked  to  the  central  promenade,  these  areas  were  more  park-like  in 
character  and  well-suited  for  a  variety  of  recreational  uses. 

The  1961  Plaza  design  concept  (see  Figure  2),  like  the  original  plan,  divides  the  plaza  into 
three  main  sub  areas:  a  central  paved  promenade  aligned  with  Fulton  Street  and  the  entrance 
to  City  Hall,  and  two  more  pari<-like  areas  to  the  north  and  south.  Several  plaza  features, 
however,  detract  from  the  plaza's  view.  The  adjacent  buildings,  lessen  pedestrian  circulation 
within  the  Civic  Center,  and  preclude  some  recreational  uses  of  the  open  space. 

•  Dense  olive  groves  in  the  plaza's  four  comers  discourage  direct  entry,  deflecting 
pedestrians  around  the  perimeter.  With  little  through  circulation,  these  areas  have  become 
Isolated  from  the  plaza's  flow  of  activity  and  are  in  need  of  continued  intense  maintenance 
due  to  human  habitation. 

•  Two  dense  bosques  of  plane  trees  flanking  the  promenade  visually  fragment  the  plaza  into 
three  zones,  reinforcing  the  lack  of  overall  spatial  unity. 

•  Additional  factors  have  also  contributed  to  the  Plaza's  undemtilization.  Most  of  the  seating 
is  not  oriented  toward  a  point  of  interest.  Seating  arrangements  do  not  encourage  social 
interaction. 

•  There  are  few  amenities  such  as  floral  displays,  art  works,  food  vendors,  etc.  to  attract 
greater  use.  While  a  rehabilitation  of  the  plaza  in  1990  replaced  deteriorated  site 
furnishings  and  subsided  or  cracked  paving,  a  general  lack  of  aesthetic  appeal  in  the 
quality  and  finish  of  the  paving  and  construction  materials  has  given  the  Plaza  a  wom  and 
unappealing  character. 

Several  incremental  improvements  (see  Figure  3)  have  been  undertaken  to  increase  use  of  the 
Plaza.  A  playground  for  pre-school  children  was  constructed  in  the  northeast  quadrant  in 
1993.  The  State  funded  a  second  playground  for  older-age  children  to  be  built  in  the 
southeast  quadrant  in  spring  1998.  Rec/Park  has  funded  the  replacement  of  the  demolition  of 
a  long  reflecting  pool  to  be  replaced  with  a  lawn  in  the  winter  of  1997. 
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Need  for  Fulton  Street  Mall  Improvements 

The  proposed  site  of  Fulton  Street  Mall  occupies  the  mid-block  of  the  formal  axis,  which  runs 
from  Market  Street  to  City  Hall.  The  right-of-way  is  bounded  to  the  north  and  south  by  the 
monumental  facades  of  the  future  Asian  Art  Museum  and  New  Main  Library  respectively, 
setting  the  context  for  a  mall  design  to  join  the  two  buildings  together  in  a  unified  composition. 
The  southem  edge  of  the  block  has  been  developed  as  part  of  the  New  Main  Library  project 
with  sycamore  trees,  raised  rectangular  granite  planters  and  linear  edge  seating  (see  Figure 
4).  The  City  Planning  has  coordinated  design  linking  the  sun^ounding  buildings.  Civic  Center 
Plaza  and  UN  Plaza,  and  emphasizing  the  unifying  central  axis  will  make  this  space  more 
useful  and  attractive,  and  contribute  to  the  overall  quality  of  the  Civic  Center  District. 

Need  for  Civic  Center  Streetscape  improvements 

The  Civic  Center's  extraordinary  collection  of  monumental  Beaux-Arts  buildings  form  an  urban 
prednct  with  a  truly  unique  historic  and  aesthetic  character.  Unfortunately,  the  Districts 
streetscapes  do  not  reflect  and  enhance  the  visual  impact  of  the  buildings.  Sidewalk  paving, 
street  lights,  traffic  signage  and  site  furnishings  such  as  litter  receptacles  and  news  racks  are 
of  a  standard  variety  used  throughout  the  City. 

Without  a  clear  urban  landscape  to  distinguish  and  unify  the  streets  and  buildings  that 
constitute  the  historic  district,  this  landmark  setting  cannot  realize  its  fullest  potential.  The 
roads  leading  into  Civic  Center,  the  street  furniture,  the  signage,  and  sidewalks  do  not  possess 
a  cohesive  order  or  aesthetics. 

There  is  a  need  to  distinguish  the  historic  district  with  its  own  signage  so  that  the  visitor  can 
identify  the  landmarks,  the  buildings,  the  civic  importance,  and  the  character  of  this  unique 
place.  There  is  also  the  need  to  redo  the  lighting  throughout  to  improve  on  safety  and  security, 
especially  for  pedestrian  use.  The  special  arrangement  of  buildings  make  it  possible  to  create 
a  well-lighted  outdoor  room  around  the  plaza.  Finally,  with  the  addition  of  aesthetically  placed 
benches,  trees,  trash  receptacles,  newsracks,  and  other  street  fumiture,  the  district  would 
become  and  feel  like  a  comfortable,  pleasant  and  inviting  place  to  be  enjoyed  by  all  citizens 
and  visitors  alike. 

Need  for  Reconnecting  Brooks  Hall  to  Civic  Center 

This  project  would  reestablish  the  main  entry  to  Brooks  Hall  from  Civic  Center  Plaza.  Exit 
staircase  from  Brooks  Hall  would  also  be  re-examined,  improved  or  relocated  as  necessary  so 
as  to  work  with  the  1912  Beaux  Art  plan.  The  goal  would  be  to  establish  and  identify  for  this 
underground  facility  while  renovating  the  Plaza.  A  bi-product  of  improvements  in  the  Plaza  will 
be  to  refurbish  the  link  between  Brooks  Hall  and  the  District,  thereby,  improving  its 
marketability  as  a  viable  rental  space  for  the  right  cultural  institution.  The  economic  feasibility 
of  introducing  a  new  tenant  will  be  studied  as  part  of  a  programming  effort  for  this  project. 


Digitized  by  the  Internet  Archive 
in  2014 


https://archive.org/details/civiccenterhisto1019sanf 
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II.        PROJECT  DESCRIPTION 


The  project  is  still  in  the  programming  and  design  stage.  However,  the  goals  of  the  project  can 
be  articulated.  The  primary  goal  is  to  ensure  that  the  designs  for  Civic  Center  Plaza,  Fulton 
Street  Mall,  and  Civic  Center  District  Improvements  are  developed  in  a  manner  which  reflects 
the  principal  architectural  concepts  of  the  1912  Civic  Center  Plan,  while  enhancing  its  ability  to 
provide  a  variety  of  outdoor  settings  for  cultural,  recreational  and  civic  activities. 

Civic  Center  Plaza 

•  Restore  the  plaza  to  its  original  design  configuration  with  modifications  of  detail  features  to 
enhance  their  usefulness  and  appearance  or  as  required  by  existing  conditions. 

•  Design  the  plaza's  activity  areas  so  they  provide  for  a  wide  range  of  uses,  while  preserving 
the  plaza's  ability  to  hold  large  cultural  and  civic  events. 

•  Minimize  visual  obstructions  on  the  north/south  cross  axis. 

•  Replace  the  comer  bosques  of  olive  trees  with  perimeter  tree  plantings.  Trees  should  be 
open  enough  to  allow  views  of  the  adjacent  buildings,  and  allow  sunlight  and  night  lighting 
to  penetrate  the  tree  canopy. 

•  Design  seating  areas  for  social  interaction  and  wind  protection  and  maximum  sun 
exposure. 

•  Replace  the  center  reflecting  pool  with  fountains  flanking  the  central  promenade  space. 
Coordinate  the  fountain's  water  effects  with  the  night  lighting  of  the  plaza  and  surrounding 
buildings. 

•  Construct  a  new  paving  surface  appropriate  to  the  plaza's  formal  design. 

•  Integrate  public  art  that  responds  to  the  civic  and  architectural  context  and  that 
complements  the  many  intended  uses  of  the  Plaza. 

•  Design  a  night  lighting  system  for  visitor  safety  and  security.  Light  fixtures  shall  be  part  of 
a  unified  lighting  concept  for  the  Civic  Center  area. 

Fulton  Street  Mall 

•  Design  the  Mall  as  a  unifying  space  between  the  Main  Library  and  the  Asian  Art  Museum. 

•  Establish  a  pedestrian  concourse  along  the  main  axis  suffidently  wide  to  flexibly 
accommodate  a  variety  of  events  and  activities,  as  well  as  to  allow  for  emergency  vehicular 
access  between  Hyde  Street  and  Larkin  Street. 
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•  Establish  a  minor  cross  axis  linking  the  entries  of  the  Main  Library  and  the  Asian  Art 
Museum. 

•  Design  the  portions  of  the  Mall  nearer  the  Main  Library  and  Asian  Art  Museum  for  a  variety 
of  activities,  including  seating.  The  north  side  of  the  Mall,  which  receives  the  most  sunlight, 
provides  excellent  seating  opportunities. 

•  Provide  an  area  at  the  west  end  of  the  Mall  for  vehicles  to  drop-off  or  pick-up  passengers. 

•  Integrate  public  art  that  responds  to  the  civic  and  architectural  context  and  enhances  the 
Mall's  various  uses. 

Civic  Center  District  Improvements 

•  Design  the  District's  streetscape  to  reinforce  its  distinctive  historic  character. 

•  Coordinate  the  street  lighting  and  street  fumishings  with  the  site  lighting  and  site 
furnishings  for  Civic  Center  Plaza,  Fulton  Street  Mall  and  the  buildings  adjacent  to  these 
open  spaces. 

•  Design  the  street  lighting  for  visitor  safety  and  security  to  encourage  evening  activities. 

•  Repave  the  sidewalks  opposite  Civic  Center  Plaza  to  help  unify  this  core  area  within  the 
District. 

•  Design  a  coordinated  informational  and  directional  signage  system  identifying  the  facilities 
and  events  within  the  Civic  Center  and  assisting  visitors  to  their  destinations. 

Alternatives  to  the  Project 

Due  to  the  poor  existing  condition  of  Civic  Center  Plaza  and  its  inability  to  provide  a  suitable 
setting  for  cultural,  civic,  and  recreational  activities,  repairs  or  minor  renovations  are  not 
considered  an  effective  approach.  Fulton  Street  Mall  can  only  be  realized  as  a  capital 
improvement  project,  since  most  of  its  area  is  currently  a  roadway.  The  streetscape 
improvements  also  require  furnishing  and  installing  new  site  amenities,  rather  than  renovating 
or  repairing  existing  ones.  In  order  to  achieve  the  goal  of  a  unified,  attractive  and  functional 
Civic  Center,  a  comprehensive  and  dramatic  project  is  necessary. 

Phasing  and  Continuing  Operational  Needs 

The  project  does  not  need  to  proceed  in  phases,  and  will  probably  be  more  successful  at 
capturing  the  public  imagination  if  all  its  components  can  proceed  quickly.  The  schedule  for 
the  various  elements  is  described  in  more  detail  in  Section  VII. 

The  project  will  result  in  changes  in  the  continuing  operations  of  the  area.  A  programming 
effort  is  underway  which  will  explore  future  management,  maintenance,  operations  and  funding 
of  Civic  Center.  Continuing  operations  and  maintenance  issues  will  be  considered  during  the 
design  of  the  capital  improvements.  They  will  be  financed  separately,  and  are  described  in 
more  detail  in  Section  IV. 
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III.       PROJECT  CONSISTENCY  WITH  THE  GENERAL  PLAN 


The  Civic  Center  Area  Plan  of  the  General  Plan  advocates  a  central  and  active  role  for  Civic 
Center  and  its  open  spaces.  Objectives  and  policies  include: 

"Maintain  and  reinforce  the  Civic  Center  as  the  symbolic  and  ceremonial  focus  of  community 
government  and  culture." 

"Maintain  the  formal  architectural  character  of  the  Civic  Center." 

"Design  Civic  Center  buildings  and  open  spaces  to  serve  as  public  gathering  places  for 
ceremonial,  cultural,  recreational,  and  other  communal  activities." 

"Provide  a  sense  of  identity  and  cohesiveness  through  unifying  street  and  Plaza  design 
treatments  .  .  .The  identity  of  the  Civic  Center  as  the  focus  of  govemment  and  culture  in  San 
Francisco  should  be  reinforced  through  the  use  of  common  design  elements  such  as  sidewalk 
and  street  paving,  lighting  fixtures,  landscaping,  and  street  furniture." 

The  project  will  advance  these  policies.  The  project  team  is  involving  the  Planning 
Department,  the  Planning  Commission  and  the  Landmarks  Preservation  Advisory  Board  in  the 
programming  and  design  process  to  assure  that  the  project  will  be  consistent  with  the  General 
Plan.  We  have  arrived  at  some  general  principles  to  assure  this: 

Respect  the  history  of  the  Civic  Center.  Civic  Center  has  been  designated  as  a  Historic  District 
by  the  City.  It  is  also  a  National  Register  Historic  District  and  a  National  Historic  Landmari^. 
The  open  spaces  and  streetscapes  need  to  build  on  this  heritage.  The  project  should  be 
based  on  the  principles  of  the  1912  design,  while  meeting  contemporary  needs. 

Provide  for  civic  events,  and  daily  activities.  The  district  needs  to  accommodate  and 
encourage  public  use  and  enjoyment,  and  optimize  the  use  of  public  spaces.  There  should  be 
spaces  that  can  be  used  for  performances  and  events,  food  opportunities,  children's  play.  Art 
should  complement  and  enhance  the  design.  Improved  access  from  adjacent  buildings  and 
Brooks  Hall  can  enliven  the  open  spaces.  Programs  and  events  should  appeal  to  nearby 
communities,  Civic  Center  workers,  residents  citywide,  and  visitors. 

Provide  a  safe  and  secure  environment.  In  order  for  the  Civic  Center  to  be  inviting, 
pedestrians,  tourists,  and  people  visiting  the  public  buildings  and  open  spaces  must  feel  safe 
at  all  times  of  the  day.  More  activity,  better  lighting,  and  sensitive  design  will  lead  to  better 
security.  A  system  to  coordinate  with  social  service  agencies  and  with  the  police  should  be 
created. 

Manage  the  use  and  maintenance  of  Civic  Center  open  spaces.  Creating  an  attractive  and 
well-used  space  requires  more  than  capital  improvements.  A  management  structure  should  be 
created  that  will  coordinate  and  publicize  public  events,  welcome  daily  visitors,  and  oversee 
maintenance  and  security. 
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other  Statutory  Requirements 

A  number  of  city  agencies  and  decision-makers  have  responsibility  and  approval  authority  over 
the  project  area.  The  Recreation  and  Park  Commission  will  review  and  approve  all  changes  to 
the  Civic  Center  Plaza,  which  is  under  its  jurisdiction.  The  Planning  Commission  must  also 
review  and  approve  the  project.  If  the  Plan  results  in  changes  to  the  Civic  Center  Area  Plan 
(an  Element  of  the  City's  General  Plan),  the  Planning  Commission  and  the  Board  of 
Supervisors  will  take  action.  Changes  to  public  spaces  will  be  considered  by  the  Planning 
Commission  to  assure  that  they  comply  with  the  General  Plan. 

The  project  is  within  the  City's  Civic  Center  Historic  District.  The  Landmarks  Preservation 
Advisory  Board  will  consider  a  Certificate  of  Appropriateness,  which  will  then  be  acted  on  by 
the  Planning  Commission  as  part  of  its  review  of  the  project. 

The  decision-makers  will  act  after  completion  of  Environmental  Review.  The  length  and 
complexity  of  the  environmental  review  will  depend  on  the  proposal  that  evolves.  Based  on 
discussion  with  staff,  and  given  the  current  direction  of  the  project,  it  seems  likely  that  the 
project  will  receive  a  Negative  Declaration  rather  than  an  EIR. 
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IV.      PROJECT  COSTS 


The  source  of  funds  would  be  entirely  from  the  proceeds  of  General  Obligation  Bond  Sales  to 
be  spent  over  a  period  of  approximately  five  years  as  per  the  following  breakdown: 

SOURCES  AND  USES  OF  FUNDS 


Sources  of  Project  Funds 

Cash  from  Reserves 

-0- 

Federal,  State  Monies  /  Grants  /  Programs 

-0- 

Public  contributions 

-0- 

Bond  Proceeds 

$71,945,000 

Other 

-0- 

Total  Sources 

$71,945,000 

Uses  of  Project  Funds 

Project  Costs 

$70,412,907 

Financing  Costs 

-0- 

Reserve  Fund 

-0- 

Underwriters  discount 

$1,079,175 

Cost  of  Issuance 

$450,000 

Other  (Rounding) 

$2,918 

Total  Uses  of  Project  Funds 

$71,945,000 

Budget 
Categories 

Civic  Center 
Plaza 

Fulton  Mall 

Historic 
District 
Streetscape 

Total 
Project  Costs 

(A) 

(B) 

(C) 

(D) 

Construction 

1 

$32,143,644 

$8,382,632 

$17,119,014 

$57,645,290 

Project 

Management  & 
Administration, 
Finance 

2 

$2,753,646 

$721,350 

$1,551,306 

$5,026,302 

Design  Services 

3 

$4,619,511 

$1,021,524 

$2,100,280 

$7,741,315 

Totals 

4 

$39,516,801 

$10,125,506 

$20,770,600 

$70,412,907 
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Cost  of  Issuance 


Bond  Counsel 

$65,000 

Bond  Counsel  Expenses 

$5,000 

City  Attorney 

$25,000 

Controller 

$20,000 

Public  Finance 

$20,000 

Financial  Advisor 
Majority  Firm 
Minority  Firm 

$27,000 
$18,500 

Official  Statement  Preparation 

$12,000 

Rating  Agency 
Fitch 
Moody's 
S&P 

$20,000 
$20,000 
$20  000 

Printing  &  Mailing  OS 

$25,000 

Advertising 
Bond  Buyer 
Independent 

$7,500 
$5,000 

Bond  Insurance 

$150,000 

Other  Costs 

$10,000 

Total 

$450,000 

*  costs  assume  that  two  series  of  bonds  are  issued  at  separate  dates 


BUDGET  SUMMARY 

The  model  budget  detail  follows  the  recommended  budget  format  as  developed  by  the 
Department  of  Public  Works  and  adopted  by  the  CIAC.  The  budget  categories  have  been 
slightly  adjusted  to  reflect  major  elements  of  the  project  at  this  conceptual  stage  as  shown 

ESTIMATED  ANNUAL  PAYMENTS 

Debt  Service 

Assuming  a  single,  total  borrowing  of  $71,945,000,  the  annual  debt  sen/ice  costs  would  be 
approximately  $6,075,000  per  year  for  the  20  years  that  the  general  obligation  bonds  would  be 
outstanding.  If  bonds  are  issued  in  multiple  series,  debt  service  may  be  less  in  some  years  but 
would  continue  in  the  aggregate  for  approximately  25  years. 
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Rent 

The  Project  would  not  trigger  rent  to  be  paid  for  any  equipment,  materials,  or  furniture  in 
existence  in  the  plaza.  Any  materials,  equipment,  or  furniture  of  value  to  the  City  would  be 
salvaged  and  turned  over  by  the  contractor  who  would  be  responsible  for  transporting  such 
items  to  land  owned  by  the  City. 

Any  rental  costs  incurred  by  the  contractor  would  be  included  in  the  contract  and  would  not 
trigger  an  obligation  by  the  City  to  incur  monthly  payments. 

Some  of  the  construction  may  impact  the  Garage  operations,  but  these  would  be  coordinated 
with  the  Garage  Operator  and  incorporated  as  part  of  a  lease  agreement.  The  project  would 
provide  for  these  costs  as  negotiated  through  the  Department  of  Real  Estate,  Parking  and 
Traffic,  and  the  Recreation  and  Park  Department. 

At  this  time,  it  is  not  possible  to  predict  the  rental  value  of  garage  space  impacted  by  the 
project.  This  information  will  come  out  of  the  programming  and  design  process. 

Operations  and  Maintenance 

A  maintenance  budget,  separate  from  the  bond-financed  capital  improvement  project, 
will  be  developed  to  maintain  and  operate  the  permanent  improvements.  The  budget 
would  need  to  cover  the  following  basic  categories  of  work: 

Civic  Center  Plaza  Management 

•  Based  on  the  experience  gained  by  Verba  Buena  Gardens,  it  is  desirable  to  have  a  central 
agency  (City  or  Private)  provide  facilities  management  and  events  planning  services  in  the 
plaza.  This  approach  will  ensure  that  the  costs  of  operating  and  maintaining  the  Plaza  are 
kept  to  a  minimum. 

•  By  enforcing  the  park  code  and  establishing  rules  of  behavior  in  the  plaza,  the 
management  entity  can  more  effectively  maintain  newly  built  improvements. 

•  By  establishing  a  presence  with  24  hour  security  (just  like  Verba  Buena  Gardens), 
vandalism  and  loitering  would  be  discouraged.  This  will  reduce  damage  to  landscaped 
areas,  pools,  furniture,  and  other  improvements.  It  will  also  minimize  cleaning  costs, 
damage  repair  and  replacement  of  expensive  stonework  and  other  materials. 

•  The  cost  for  management  in  the  plaza  can  be  itemized  as  follows: 

1  Full  time  Facilities  Manager 
1  Full  time  Events  Planner 

-  2  Full  time  Janitors 

-  4  Full  time  (equivalent)  Security  Guards  (24  Hour  security  7  days  a  week) 
3  Full  time  Gardeners 
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•  The  management  entity  would  need  a  space  (preferably  in  City  property)  and  a  budget. 
The  costs  for  cleaning  supplies  will  be  similar  to  current  costs. 

•  Funding  for  the  management  entity  can  be  shared  by  all  buildings  sun-ounding  the  Plaza, 
(including  the  State  Building),  all  of  which  will  benefit.  It  is  possible  that  the  current  security 
personnel  already  employed  in  these  buildings,  if  coordinated,  could  serve  this  function 
district-wide,  reducing  the  estimate  for  four  full  time  equivalent  secunty  guards.  Additional 
security  will  still  be  needed  for  weekend  or  special  events  held  in  the  plaza. 

•  Revenue-generating  events  could  be  used  to  cover  management  costs.  The  very  mission 
of  the  management  entity  would  be  to  promote  programs  and  activities,  and  generate 
usage  back  into  the  plaza  in  the  form  of  seasonal  and  periodic  events.  These  events 
would  be  different  from  the  one-time  event  or  daily  routine  activities. 

Landscape  Maintenance 

•  The  Department  of  Recreation  and  Park  estimates  materials  and  supplies  currently 
budgeted  would  be  sufficient  for  the  project  after  completion. 

•  The  cost  of  increased  maintenance  for  plants,  flower  beds,  and  trees  would  be  similar  to 
current  costs  of  pruning  trees,  and  intensive  cleaning  that  currently  goes  on  in  the  Plaza. 

•  The  Department  of  Public  Works  would  maintain  the  sidewalk  trees  and  clean  the  areas 
immediately  surrounding  the  Plaza.  The  cost  for  this  service  would  be  similar  to  current 
costs. 

District  Street  and  Sidewalk  Cleaning  and  Use  Enforcement 

•  The  Department  of  Public  Works  estimates  that  there  would  be  an  increase  in  street  and 
sidewalk  cleaning  throughout  the  entire  Civic  Center  Historic  District  after  completion  of  this 
project  and  that  of  surrounding  projects  in  the  area.  The  particular  future  street  and 
sidewalk  cleaning  schedules  will  not  be  detemriined  until  agreements  are  made  with  the 
management  of  each  public  and  private  building  in  the  district.  For  Public  buildings,  it  is 
possible  that  building  management  can  be  responsible  for  sidewalk  cleaning  operations. 
For  private  buildings,  the  law  already  requires  that  the  building  property  owner  or  the  first 
floor  tenant  is  responsible  for  the  cleaning  of  the  sidewalk. 

•  The  addition  of  street  furniture,  trees,  light  poles,  trash  receptacles,  and  other  streetscape 
improvements  in  the  Historic  district  may  increase  the  cost  of  maintaining  the  sidewalks. 

•  The  cost  of  regulating  sidewalk  use  and  sidewalk  permits  in  the  historic  district  is  likely  to 
rise  initially  as  new  elements  are  introduced  and  as  people  become  aware  of  the  new 
environment.  Conversely,  over  time,  these  costs  are  expected  to  fall  once  people  become 
used  to  their  new  environment  and  the  rules  for  behavior  are  known  and  regularly 
enforced.  These  costs  cannot  be  determined  until  a  design  is  completed. 

District  Lighting  and  Signage 

•  New  light  poles  supporting  a  consistent  type  of  signage  for  the  district  would  need  a  central 
agency  to  design,  manufacture,  and  install  signs  consistent  with  the  district's  overall 
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aesthetics.  Operational  costs,  therefore,  become  significant  only  in  the  administration  of 
such  a  central  function  since  the  project  budget  would  cover  the  cost  of  producing  the  first 
series  of  signs.  A  number  of  stock  signs  would  be  specified  to  account  for  changes  during 
the  first  year  or  two  after  installation  of  the  first  new  signs. 

•  The  Bureau  of  Light,  Heat  and  Power  (BLHP)  under  the  Public  Utility  Commission  would 
set  the  criteria  for  the  design  of  the  new  light  poles.  Consequently,  this  Bureau  would  also 
be  responsible  for  the  maintenance  of  these  streetlights.  It  is  anticipated  that  a  number  of 
stock  units  will  be  manufactured  by  the  contractor  for  future  replacement  and/or  repair  after 
the  expiration  of  the  warranty  period. 

•  The  sign  shop  in  the  Department  of  Parking  and  Traffic  would  have  similar  roles  and 
responsibilities  as  the  BLHP  has  for  the  lights.  The  sign  shop,  however,  is  equipped  with 
the  facilities  and  personnel  necessary  to  manufacture  the  signs.  Therefore,  no  major 
operational  impacts  are  anticipated  for  traffic  control  signs  resulting  from  this  project. 


Fulton  Mall 

Landscape  Maintenance 

In  terms  of  cost  per  square  foot,  the  landscape  maintenance  needs  for  Fulton  Mall  are 
expected  to  fall  somewhere  between  the  streetscape  costs  and  the  Civic  Center  Plaza  costs. 
However,  until  a  design  is  developed  these  costs  remain  unknown. 

Cleaning  and  Use  Enforcement 

The  costs  for  sidewalk  and  street  cleaning,  and  use  enforcement  are  similar  to  the  district 
component,  except  that  heavy  pedestrian  usage  may  trigger  more  intensive  cleaning  of  the 
area.  However,  because  of  the  limited  boundaries  of  the  Pedestrian  Mall,  DPW  can  manage 
cleaning  this  area  in  conjunction  with  United  Nations  Plaza  if  additional  funds  are  provided. 


LONG-TERM  CAPITAL  NEEDS 

The  1912  Beaux  Arts  Plaza  flourished  for  at  least  56  years  until  the  existing  plaza,  which  has 
lasted  another  40  years,  replaced  it.  The  new  plaza  would  be  based  on  the  original  1912 
design  and  should  easily  last  at  least  50  years  without  major  renovation.  With  proper 
management  and  care,  and  given  the  historic  significance  and  protections  associated  with  this 
public  setting,  the  facilities  or  improvements  to  be  built  in  the  plaza  can  go  on  without  major 
repair  for  at  least  20  to  30  years.  After  30  years,  roofing  materials  and  flashings  would  need 
to  be  examined  and  tested  for  possible  refurbishment. 

Designs  are  expected  to  utilize  the  majestic  durability  and  quality  of  stone  materials,  and  the 
simplicity  of  the  basic  1912  design  already  contributes  to  the  Plaza's  pennanence.  Very  few 
new  structures  are  conceived  for  the  plaza.  Most  of  the  new  structures  would  relate  to 
connecting  the  plaza  with  the  Garage  and  Brooks  Hall.  The  other  set  of  structures  or 
improvements  would  be  built  to  support  specific  programs  or  functions.  Once  built,  the  historic 
district  status  will  limit  additional  construction  on  site.  Therefore,  new  improvements  will  be 
designed  in  a  way  that  are  easy  to  maintain,  durable,  and  resistant  to  weathering. 
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CONCEPTUAL  LIFE  CYCLE  COSTS 

The  life  cycle  costs  can  be  categorized  in  three  ways:  initial  costs,  maintenance  costs, 
replacement  costs.  All  these  costs  would  have  to  be  compared  with  the  salvage  value  of 
reusable  materials,  equipment,  or  improvements. 

Initial  Costs 

The  initial  costs  for  the  project  have  already  been  stated  in  previous  pages  of  this  report.  Initial 
costs  are  dependent  upon  the  year  of  construction,  and  market  conditions  at  the  time  of 
bidding.  The  calculation  of  these  costs  is  pretty  straightforward  and  follows  proven  cost 
estimating  techniques  applicable  to  public  capital  improvement  projects. 

Maintenance  Costs 

Maintenance  costs  have  been  explained  in  the  Operations  and  Maintenance  section  in  this 
report.  In  summary,  maintenance  costs  for  Civic  Center  Plaza  and  Fulton  Mall  could  be 
partially  funded  by  the  various  public  buildings  surrounding  these  two  spaces,  while  the  district 
lighting  maintenance  costs  could  be  partially  off-set  by  funding  from  the  signage  associated 
with  individual  events  in  the  district.  Nevertheless,  maintenance  costs  for  the  district  would 
have  to  be  shared  between  the  various  Departments  who  benefit  from  the  upkeep  and 
maintenance  of  the  Historic  district. 

It  is  expected  that  maintenance  costs  would  be  triggered  starting  with  the  first  year  Civic 
Center  Plaza  is  completed  and  would  continue  for  perpetuity.  Therefore,  sharing  the  cost  of 
maintenance  is  the  policy  that  makes  best  sense  from  a  fiscal  perspective.  A  memorandum  of 
understanding  must  be  written  to  specify  the  level  of  funding  commitment  from  each 
Department  in  exchange  for  maintenance  services  provided  by  a  number  of  Departments. 

Replacement  Costs 

Replacement  costs  are  triggered  when  improvements  reach  their  life  expectancy,  or  when 
program  changes  cause  other  construction  to  take  the  place  of  said  improvements.  In  the 
case  of  this  project,  replacement  costs  for  the  first  few  years  would  be  limited  to  signage,  and 
light  bulbs.  After  the  first  three  decades,  replacement  costs  could  involve  some  landscaping 
features,  or  roofing  materials.  After  the  first  forty  years,  replacement  costs  may  involve 
elevators,  escalators,  or  mechanical  systems  depending  on  the  care  given  to  them  during  their 
lifetime.  After  fifty  years,  street  furniture  may  need  to  be  replaced  due  to  weather 
deterioration  and  heavy  use.  It  is  expected  that  the  other  hardscape  and  stone  materials  will 
last  at  least  one  hundred  years. 

Salvage  Value 

All  improvements  planned  for  this  project  would  have  a  salvage  value  for  reuse,  recycling,  or 
readaptation.  It  is  expected  that  technology  developments  and  market  conditions  for  the  future 
would  make  it  easy  for  these  materials  to  be  resold  as  recyclable  materials. 
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V.       SOURCES  AND  USES  OF  FUNDS 


The  source  of  funds  for  the  Capital  Improvements  would  be  from  the  sale  proceeds  of  General 
Obligation  Bond  Funds.  Other  sources,  such  as  private  donations  or  grants,  could  be  added  to 
the  project  should  and  the  City  would  seek  out  those  opportunities.  The  City  may  add  other 
funding  to  the  project,  but  the  bond  sale  authorization  would  remain  the  same. 

In  summary,  the  use  of  funds  would  include  the  integration  of  five  project  components: 

The  1912  Civic  Center  Plan 

Structures  to  respond  to  21st.  century  modem  uses. 

Art  to  embellish  the  built  environment  and  educate  the  public. 

Management  of  Programs  to  maximize  civic  and  cultural  uses. 

Flexible  spaces  to  support  daily  activities  and  special  single  day  events 

The  use  of  funds  would  include  all  costs  necessary  to  plan,  design,  and  build  the  project  as 
described  in  Section  II.  It  would  also  include  costs  to  create  a  management  entity,  as  approved 
by  the  Mayor  and  the  Board  of  Supervisors,  to  provide  proper  maintenance  of  the  built 
improvements  and  coordinate  the  events  that  would  generate  revenue  to  partially  off-set 
maintenance  costs. 

DETAILED  COSTS 

The  Department  of  Public  Works  has  followed  the  fonnat  as  adopted  by  the  Capital 
Improvement  Advisory  committee  that  breaks  down  costs  into  consistent  categories  for  capital 
improvement  projects.  These  costs  have  been  summarized  in  the  cost  matrix  shown  in 
Section  IV.  The  preliminary  budgets  will  be  adjusted  periodically  to  reflect  design 
development  and  actual  bids  for  construction.  Cost  control  measures  will  be  in  place  to  update 
budget  changes  on  a  monthly  basis. 

ANNUAL  PAYMENTS  AND  IMPACT  TO  DEPARTMENTS'  BUDGET 

It  is  expected  that  the  combination  of  initial  costs,  maintenance  costs,  management  costs,  and 
security,  will  add  to  the  budgets  of  several  Departments,  while  improving  the  quality  of  their 
facilities  and  programs.  Since  many  Department  will  share  the  costs,  no  single  Department  will 
be  greatly  affected  by  the  added  maintenance.  In  many  cases,  as  noted  in  Section  IV,  these 
costs  are  not  expected  to  be  significantly  greater  than  current  maintenance  and  security  costs. 

The  Departments  expected  to  share  the  ongoing  operating  costs  include; 

Recreation  and  Park  Department 

Asian  Art  Museum 

Public  Library 

Convention  Facilities 

Public  Health 

Office  of  the  Mayor 
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Board  of  Supervisors 
City  Administrator 
Municipal  Courts 

Verba  Buena  Gardens  is  a  good  example  of  a  successful  park  where  environment  where  costs 
are  shared  by  nearby  users.  Their  yearly  budget  for  providing  these  services  totals 
approximately  $1.5  Million.  In  the  case  of  Civic  Center  Plaza,  annual  maintenance  costs  are 
expected  to  range  between  $400K  and  -  $480K.  If  each  Department  shares  equally,  the 
budget  impact  to  each  Department  would  be  about  $60K. 

Another  stakeholder  in  the  Civic  Center  is  the  State  Building.  Therefore,  the  State  who  will  be 
asked  to  contribute  an  equitable  amount,  since  it  will  benefit  from  the  maintenance,  security 
and  programming,  and  from  the  improved  environment  surrounding  its  building. 
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VI.      ALTERNATE  FUNDING  MECHANISMS 


A  number  of  alternate  funding  sources  might  be  possible  for  this  type  of  project.  However, 
General  Obligation  (G.O.)  Bond  funds  provide  the  clearest  civic  commitment  to  move  forward 
with  the  entire  project  at  the  cheapest  borrowing  cost,  and  will  assure  completion.  This 
approach  will  give  the  voters  a  say  in  the  project.  The  City  would  have  the  authority  it  needs  to 
decide  when  to  sell  bonds,  thereby  controlling  cash  flow.  The  City's  ability  to  acquire  debt  is 
still  well  within  its  limits.  A  successful  ballot  initiative  will  protect  the  project  from  the 
vicissitudes  of  the  budget  cycle. 

Lease  Revenue  Bonds 

Lease  Revenue  Bonds  (LRB's)  require  a  simple  majority  vote  by  the  public.  In  the  case  of  this 
project,  LRB's  would  offer  slightly  different  mles  than  G.O.  Bonds.  However,  LRB's  are  used 
under  different  circumstances,  like  when  there  is  a  revenue  stream  readily  available  to  pay  off 
debt.  They  are  not  appropriate  for  this  project. 

Private  Donations 

It  is  unlikely  that  a  private  donor  would  contribute  a  majority  of  the  funds,  although  it  is  possible 
that  a  number  of  donors  could  fund  pieces  of  the  project.  No  private  funding  commitments 
have  been  sought  nor  offered  to  date.  Furthermore,  I.R.S.  rules  for  tax  exempt  borrowing 
would  constrain  the  amount  of  private  money  that  could  be  generated  annually. 

Assessment  District  Bonds 

Assessment  District  Bonds  could  be  issued  if  businesses  in  the  sun-ounding  area  agreed  to  tax 
themselves  for  the  debt  service  for  the  bonds.  Given  that  the  primary  beneficiary  of  the  project 
is  the  general  public  who  visits  these  City  and  State  buildings,  or  who  attends  civic  or  cultural 
events,  it  is  not  fair  to  ask  only  the  businesses  in  the  neighborhood  to  pay  for  the  project. 
Furthermore,  assessment  district  bonds  would  take  longer  to  implement  and  would  bear  a 
higher  rate  of  interest  than  General  Obligation  bonds. 

Public/Private  Ventures 

Although  initial  costs  would  be  covered  by  General  Obligation  Bonds,  a  number  of  private 
ventures  could  be  established  after  reconstructing  the  plaza.  A  Brooks  Hall  tenant  or  a  tenant 
for  a  food  concession  on  the  Plaza  can  be  very  successful  partnerships  in  the  district.  They 
will  not,  however,  pay  the  upfront  capital  costs. 

Grants 

Federal  and  State  grants  could  be  added  to  the  project  for  specific  areas  of  interest,  if 
available.  But  they  should  not  be  a  substitute  for  funding  the  project  locally.  The  City  should 
review  grant  requirements  before  applying  for  them  very  carefully  to  make  sure  that  it  can  meet 
the  grant  objectives  without  sacrificing  any  one  component  of  the  original  plan. 
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VII.      PROJECT  SCHEDULE 


The  reconstmction  of  Civic  Center  Plaza  will  begin  as  soon  as  funding  is  assured, 
environmental  review  is  completed,  City  decision-makers  have  approved  the  plans, 
construction  documents  are  complete  and  a  contract  awarded.  No  official  decisions  to 
proceed  have  been  made,  although  decision-makers  have  been  briefed  and  consulted. 

The  project  schedule  is  as  follows: 

Civic  Center  Plaza 

Design  (8/98  -  12/99) 
Construction  (1/00  - 12/01) 

Fulton  Mall 

Design  (1/99  -  6/00) 
Construction  (7/00  -  6/01) 

Historic  District  Street-Scape  Improvements 
Design  (8/98  -  12/99) 
Construction  (1/00  -  12/01) 


VIII.     SPECIAL  PROVISIONS 


City  contract  provisions  will  be  followed  throughout  the  process. 

This  bond  proposal,  in  its  current  form,  has  not  been  proposed  before.  In  fact,  it  departs  in 
many  ways  from  a  previous  bond  proposal  rejected  by  the  voters  in  June  1992.  The  only  thing 
in  common  between  this  and  the  previous  proposal  was  that  both  included  Civic  Center  Plaza 
resurfacing  and  Fulton  Mall  resurfacing.  However,  many  of  the  issues  and  programs  being 
addressed  by  this  bond  proposal  were  not  included  in  the  previous  one. 

The  opportunities  for  Civic  Center  to  become  once  again  the  focus  of  civic  and  cultural  life  in 
the  City  are  endless.  With  the  completion  and  renovation  of  all  the  major  public  buildings  in 
the  area,  and  with  the  other  major  redevelopment  occurring  throughout  the  City,  use  of  these 
public  spaces  in  the  next  century  promises  to  be  a  great  experience  to  be  unequaled  for  many 
years. 

The  quality  of  life  in  the  district  will  be  greatly  improved  by  investing  in  the  Civic  Center  Historic 
District.  Safety  improvements  will  make  Civic  Center  a  more  secure  place  to  be  day  or  night. 
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With  24-hour  security  and  the  adoption  of  rules  of  behavior  consistent  with  park  rules,  the  City 
will  be  able  to  effectively  operate  this  urban  space  without  infringing  on  any  civil  liberties.  A 
managed  approach  to  facility  maintenance  will  work  because  there  are  proven  examples  in  the 
City  where  it  is  working.  The  end  result  will  be  to  eliminate  loitering,  reduce  maintenance 
costs,  and  create  revenue-generating  programs  that  can  help  pay  for  the  care  and  attention 
this  space  deserves. 

The  project  team  does  not  recommend  the  reduction  of  the  proposed  budgets  for  any  of  the 
three  major  components  of  the  plan.  If  reductions  were  necessary,  we  would  recommend 
eliminating  an  entire  component  to  assure  the  success  of  the  remaining  elements.  However, 
eliminating  any  of  the  three  components  will  not  result  in  a  cohesive,  nor  comprehensive 
design  for  the  Historic  District. 


IX.  OTHER 


Civic  Center  is  at  a  crossroad  in  its  unique  history.  This  is  the  place,  this  is  the  time,  and  this  is 
the  opportunity  to  complete  the  grand  vision  of  almost  a  century  ago.  San  Franciscans  and 
the  nation  will  benefit  from  the  end  product. 


